
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for August 18, 2004 PLANNING COMMISSION MEETING

P.A.S.:  Special Permit #04034

PROPOSAL: To allow a 100,000 square foot health care facility.

LOCATION: Southwest of the intersection of South 27th Street and Tamarin
Ridge Road.

LAND AREA: Approximately 8.85 acres.

CONCLUSION: Provided the conditions of approval are satisfied, this request
complies with the requirements of the Zoning Ordinance and is
consistent with the Comprehensive Plan.

RECOMMENDATION:  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1, Block 2, Tamarin Ridge Addition

EXISTING ZONING:  R-4 Residential

EXISTING LAND USE:  The property is undeveloped.

SURROUNDING LAND USE AND ZONING:  

North: Undeveloped (approved for medical, financial O-3, R-4
And general office in the O-3,
and apartments in the R-4)

South: Undeveloped (approved for single-family residential) R-3
East: Open space R-3
West: Undeveloped (approved as a school site) P

HISTORY: FP#03004 - Approved May 13, 2003 creating 78 lots and two outlots.

The following applications, all associated with Tamarin Ridge were approved March 12,
2003:

CZ#3373 - A change of zone from AG to R-3, R-4, P, H-4 and O-3.
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SP#1988 - Allow a community unit plan for 70 single-family lots and two lots for 321 multiple-
family units.

PP#02016 - Created 78 lots and two outlots.

SP#1989 - Allow 115,000 square feet of office/commercial and automobile dealership.

UP#147 - Allowed 26,500 square feet of office floor area including 4,500 square feet of floor
area for a drive-thru bank facility.

COMPREHENSIVE PLAN SPECIFICATIONS:  

Page E11 - Economic Strengths and Weaknesses - The Health Care Industry is identified as an economic
strength for the city and county.

Page F22 - The Future Land Use Plan identifies urban residential land uses on this site.

Page F10 - Key Elements of the Community’s Future - The health care/medical industry is identified as both
an existing community asset and a strategic economic opportunity.

Page F12 - Economic Future - Health Care, along with biotechnology and insurance, is identified as a strong
sector in the local economy.

Page F131 - Medical Health Care - It is important to Lancaster County and surrounding areas to develop
Lincoln as a major network of quality regional health care services.

Page F156 - Human Services Planning - Explore points of common concern and emphasis between the
Comprehensive Plan and the community’s long-range health and human services Community Services
Implementation Plan (CSIP). 

UTILITIES: All utilities are available to this site.  

TRAFFIC ANALYSIS: Access to the site is via driveways onto Tamarin Ridge Road which
intersects with South 27th Street (shown as an arterial street in the Comprehensive Plan).
Planned improvements for that intersection provide a median opening with right and left turn
lanes in South 27th Street.

Access to the traffic signal-controlled intersection at Porter Ridge Road and South 27th Street
is provided by a public access easement across the O-3 and H-4-zoned lots to the north which
connects Tamarin Ridge Road and Kendra Lane.  There will be no median opening at Kendra
Lane which is limited to right-in/right-out access to South 27th Street.  To the west, Tamarin
Ridge Road intersects Jacobs Creek Drive, a residential street that extends into the
surrounding neighborhoods.

ALTERNATIVE USES: Single-family, townhouse and apartment uses.
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ANALYSIS:

1. This site was zoned R-4 as part of the Tamarin Ridge CUP.  That CUP included 321
apartment units, with 147 of them proposed for this site.   

2. This request is for a 100,000 square foot health care facility, described by the
applicant as a “Disease Management and Health Improvement Center.”  Services
include cardiac and pulmonary rehabilitation, physical and occupational therapy,
diabetes education, and oncology recovery programs.  Other than offices for staff,
there will be no medical offices located within the facility.

3. Health care facilities may be allowed by special permit in the R-1, R-2, R-3, R-4, R-5,
R-6, R-7, R-8, O-1, O-3, B-1, B-2, B-3, H-3, or I-1 zoning districts under the following
conditions:

A.  Parking. Parking shall be in conformance with Chapter 27.67; additional parking
requirements may be imposed. Traffic may be required to be discharged into a major
street as designated in the Comprehensive Plan, or into a classified collector. No
parking shall be permitted in required front or side yards; all parking shall be screened.

The parking standard applied to a health care facility is the same for medical office -
one space per 225 square feet of floor area.  In the case of multi-function facilities such
as this one, accessory uses such as auditoriums, restaurants, and recreation facilities
have reduced parking demands when compared to medical office space, and as a
result can use different, and often times lower parking requirements for the calculation.
The site plan shows approximately 300 spaces, but does not provide the floor area
breakdown or parking calculations. 

The trip generation created by this facility on a site originally intended for residential
uses is a concern.  The approved Tamarin Ridge development plan included 391
residential units, a school site, and up to 141,500 square feet of office and commercial
floor area generating a total of 1,190 p.m. peak hour trips.  The original application
showed this facility replacing 115 apartment units with no other reductions in
commercial floor area, and increasing the p.m. peak hour trip generation to 1,315.  The
applicant was asked to revise the land use table to show a mix of uses including the
health care facility that resulted in no net increase in p.m. trips.  By deleting the option
of a drive-thru bank on Lot 1, Block 2 and other reductions in the amount of commercial
floor area, the total trip generation has been reduced to the original level of 1,190 trips.

The site is not allowed direct access to South 27th Street and must use Tamarin Ridge
Road.  Public Works notes that the driveway configuration shown is unsatisfactory, and
it will increase traffic congestion and the probability of accidents.  Additionally, it is
appropriate to encourage as much of the traffic generated by this site to enter and exit
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via South 27th Street, rather than winding through the neighborhood and past a school
site to get on Pine Lake Road at Helen Witt Drive.  The three easternmost driveways
should be consolidated into one, and be relocated to align with the access drive that
extends north across the O-3 and H-4 to Kendra Lane.  The west parking lot driveway
should be moved as far east as sight distance will allow, and designed so that it can
be aligned with the proposed drive entrance to the apartment complex to the north.
Both drive relocations may have the effect of encouraging traffic to use either the
Porter Ridge intersection or South 27th Street rather than going back through the
neighborhood to Pine Lake Road.

Public Works also notes that if traffic or crash volumes warrant, a traffic signal will not
be installed at South 27th Street and Tamarin Ridge Road.  Rather, the situation will be
mitigated by the median opening in South 27th Street being closed, leaving Tamarin
Ridge Road with only right-in/right-out access.

B.  Yard and area regulations.
(1) Buildings shall not occupy over thirty-five percent of the total land area
covered by the special permit.

The site plan shows a two-story, 100,000 square foot facility on an 8.85 acre
site.  The building coverage shown is approximately 13%, well below the 35%
allowed.

(2) Yards abutting a nonresidential district shall be the same as those required
in said abutting district.

The site abuts a residential district only on the south.  The setback provided
along this boundary is 30' per the R-3 district.

(3) Any yard abutting a residential district or located wholly or partially in a
residential district shall be the greater of ten feet or that required in the said
abutting district, plus an additional one foot setback for each one foot of height
shall be provided between the yard line and the wall nearest the yard line for
that portion of the building exceeding twenty feet in height.

A note on the site plan says the building shall not exceed 35' in height, but does
not state what the building height will be.  By this standard, it must be setback
at least 45' assuming the maximum height.  The site plan must be revised to
show the building setback to property lines so it is clearly identified.  

(4) Required front and side yards shall be landscaped.
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A landscape plan was included showing street trees, screening and
landscaping.  Notes on the original plan provided that landscape plans could
be approved at the time of building permits.  This is acceptable, provided the
quantities of landscape materials shown with the building permit are generally
equivalent to what is included with this plan, and continue to meet Design
Standards.  This allows landscaping to be moved around on the site and for
different materials to be used, but ensures the effect will be similar to that
achieved as with the plan submitted.

(5) The City Council may increase or decrease these requirements with
consideration given to both facilities and adjacent environment.

The applicant has not requested any exceptions to these requirements.

C.  The proposed health care facility shall conform to all applicable state and federal
requirements.

D.  The location of health care facilities shall be readily accessible to the area served.
Such facilities should be located on major streets near the center of the area to be
served.

The applicant notes that the proposed location is near the target market being served,
and that access to the site is adequate.  This facility by its nature is unique, and there
are no other comparable facilities in Lincoln.

4. The loading dock at the southwest corner of the building does not appear to allow
adequate maneuvering area.  A redesign of the parking lot/drive aisle layout may be
necessary to accommodate truck traffic.  

CONDITIONS:

Site Specific:

1. This approval permits a 100,000 square foot health care facility. 

General:

2. Before receiving building permits:

2.1 The permittee shall complete the following instructions and submit the
documents and plans to the Planning Department for review and approval.
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2.1.1 A revised site plan including 5 copies showing the following revisions:

2.1.1.1 Provide floor area/parking calculations and a parking lot
layout in compliance with LMC Chapter 27.67.

2.1.1.2 Consolidate the three easternmost driveways into one
and align it with the access easement to the north that
extends across the O-3 site, and move the westernmost
drive as far east as sight distance allows.

2.1.1.3 Show the setbacks from the building to property lines.

2.1.1.4  Note #6 added to Health Care Facility General Notes
stating that “LANDSCAPING AND SCREENING SHALL
BE REVIEWED AT TIME OF BUILDING PERMITS.
LANDSCAPING AND SCREENING SHALL CONSIST
OF COMPARABLE LANDSCAPE MATERIALS IN
QUANTITIES GENERALLY EQUIVALENT TO THOSE
SHOWN ON THE APPROVED PLAN AND IN
COMPLIANCE WITH DESIGN STANDARDS.  IN NO
EVENT SHALL PERIMETER LANDSCAPING BE LESS
THAN THAT REQUIRED BY SECTION 7.3 OF THE
DESIGN STANDARDS FOR CUP’S AND OTHER
MULTIPLE FAMILY DWELLINGS APPROVED BY
SPECIAL PERMIT AND PUD.”

2.1.1.5 If the “Future Expansion” is included in the 100,000
square feet of floor area, label the immediate construction
as Phase I, and the later construction as Phase II. 

2.2 Any on-site detention will require calculations in accordance with the Drainage
Criteria Manual and approved by Public Works.

2.3 Provide written approval from LES that the grading plan showing 16' of fill near
the southeast corner of the building is acceptable.

2.4 An administrative amendment has been approved to SP#1988, SP#1989, and
to UP#147to limit the uses to a total of 1,190 p.m. peak hour trips.

2.5 The construction plans comply with the approved plans.
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2.6 The operation and the premises are to meet appropriate local and state
licensing requirements, including compliance with health codes.

Standard:

3. The following conditions are applicable to all requests:

3.1 Before occupying this health care facility all development and construction is to
comply with the approved plans.

3.2 All privately-owned improvements, including landscaping are to be permanently
maintained by the owner.

3.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

3.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

3.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

4. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in
force unless specifically amended by this resolution.

Prepared by

Brian Will, 441-6362, bwill@lincoln.ne.gov
Planner
July 30, 2004 

APPLICANT: Bryan LGH Medical Center
1600 South 48th Street
Lincoln, NE 68506
(402) 489-0200
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OWNER: Tom Folsom and Sue Brouse c/o Elisa Davies
Gross and Welch
2120 South 72nd Street
Omaha, NE 68124
(402) 392-1500

CONTACT: Brian Carstens
601 Old Cheney Road Suite C
Lincoln, NE 68512
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